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Executive Summary 

While Southampton may have been a community where young 

singles, couples, and families with children could get started, 

land and housing values have priced many first-time home 

buyers out of the market, resulting in the concern that the town 

is losing its traditional base. A concomitant concern is that long-

time residents with reduced incomes can no longer continue to 

live in Southampton. It is important to realize that the persons 

needing other housing choices in Southampton are 

Southampton people, many born and raised in town. Planning 

for additional affordable or specialized housing is necessary to 

ƳŜŜǘ ǘƘŜ ƴŜŜŘǎ ƻŦ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƻǿƴ ǇŜƻǇƭŜ ǿƘƻ ƭŀŎƪ ǎǳŎƘ 

housing choices now or will be looking for it in the future. 

Project Background  
The town of Southampton funded this Housing Needs 

Assessment and Action Plan through Community Preservation 

Act Administrative funds to identify the specific unmet housing 

needs of Town residents and to develop action steps to meet 

these needs in ways that will also support overall community 

goals. The planning process began in late 2008 and ended in 

March 2010. An objective of this housing action plan is to make 

effective use of {ƻǳǘƘŀƳǇǘƻƴΩǎ Community Preservation Act 

affordable housing funds, which has not been greatly utilized 

since the Town adopted the Act in 2001. 

Key Findings  from Assessment  
This report shows that Southampton residents have diverse 

housing needs based on household size, income, householder 

age, and many other factors.  The following are summary of the 

ǊŜǇƻǊǘΩǎ ƪŜȅ ŦƛƴŘƛƴƎǎΦ 

o Population growth is expected to continue based on prior growth trends, desirability of 

community, and availability of undeveloped land. 

o Residential construction continued throughout the 2000s, with an estimated 400 building 

permits issued for new residences (single family homes and condominiums) between 2000 and 

October 2009.  

Housing Action Plan Goals:  

V Identify strategies to meet the 
housing needs of all ages and 
income levels. 
 

V Identify ways Southampton can 
expand housing choices. 
 

V Help Town of Southampton 
target limited funding to 
housing projects that meet the 
specific needs of Southampton 
residents. 
 

V Identify strategies and action 
steps that do this in a way that 
also promote other community 
goals, such as open space 
preservation and historic 
preservation. 
 

V Identify additional funding 
sources for carrying out these 
action steps (such as Chapter 
40R funding and/or Priority 
Development Funds from the 
state Department of Housing & 
Community Development). 
 

V Lay out a plan for meeting the 
ǘƻǿƴΩǎ мл҈ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ 
(required under Chapter 40B).   
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o Southampton has a diversity of household types.  Over 50% of all households are single-person 

or two-person households. Over 60% of all households have no children. 

o Southampton is one of the more affluent communities in the region with an estimated median 

household income of $78,404 and this wealth will help to shelter many of the townΩǎ residents 

during tough economic times 

o Despite its affluence, Southampton does have households that fall into the low and moderate 

income categories. Almost twenty percent of all Southampton households earned less than 

$35,000 a year and thirty-five percent of all elderly households earned less than $35,000 a year.  

The percentage of low-income students at the William E. Norris Elementary School accounts for 

almost twelve percent of the student populations.   

o The town of Southampton currently has 40 units of subsidized affordable housing reserved for 

elderly individuals or individuals with disabilities; yet, almost fifty percent of Southampton 

residents age 65 years or older claimed some type of disability on the 2000 Census, which is a 

very high percentage ƛƴ ŎƻƳǇŀǊƛǎƻƴ ǘƻ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƴŜƛƎƘōƻǊƛƴƎ ŎƻƳƳǳƴƛǘƛŜs.  

o The unemployment rate for Southampton residents increased during the latest economic 

recession, rising from 3.8% in 2007 to 6.5% in 2009. Although very few foreclosures occurred in 

town this decade, even with the collapse of the housing market, there may be more households 

who are in danger of defaulting on their mortgage and would benefit from information on 

where to obtain foreclosure counseling.  

o Few Southampton households have taken advantage of state-wide financing programs for first-

time homebuyers, which may indicate a lack of awareness or a lack of need. 

o Few housing options outside of single-family homes exist in Southampton.  Less than fifteen 

percent of housing units in town were renter-occupied in 2000. The lack of rental housing 

production in the past two decades indicates there is a need for newer rental housing.   

o Asking rents are comparable to neighboring communities, but rental units are difficult to obtain 

ŘǳŜ ǘƻ ƭƛƳƛǘŜŘ ǎǳǇǇƭȅ ŀƴŘ ǘƘŜ ǘƻǿƴΩǎ ŘŜǎƛǊability.  

o Southampton is quickly becoming an unaffordable community to new prospective homeowners 

or existing homeowners looking to downsize or upsize. Over eight years, the median sale price 

increased almost fifty percent from $180,000 in 2000 to $267,500 in 2009.  A household, 

ǎǳǊǾƛǾƛƴƎ ƻƴ ǘƘŜ ŀǾŜǊŀƎŜ ǘŜŀŎƘŜǊΩǎ ǎŀƭŀǊȅ ƛƴ ǘƘŜ {ƻǳǘƘŀƳǇǘƻƴ tǳōƭƛŎ {ŎƘƻƻƭ {ȅǎǘŜƳΣ ŎƻǳƭŘ ŀŦŦƻǊŘ 

to purchase a home that sold for $172,000, which is substantially less than the $267,500 median 

sale price in 2009. 

o Southampton had the 35th lowest residential tax rate in the Pioneer Valley at a rate of 12.06 in 

the year 2009. Home values, though, are high and some residents expressed difficulty in paying 

their quarterly tax bills. 
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o Limited subsidized housing exists in town and there is no available subsidized housing for 

families. The manager at the Southampton Meadows (subsidized apartments for the elderly and 

disabled) reported that the wait for an apartment was over one year.  

o Over thirty percent of renters and almost twenty percent of homeowners were burdened by 

housing costs, meaning they spent 30% or more of their household income on housing-related 

costs. 

o A visual assessment of {ƻǳǘƘŀƳǇǘƻƴΩǎ housing stock concluded that there are homes in need of 

minor and major repair, which would support the creation of a housing rehabilitation program.  

o {ƻǳǘƘŀƳǇǘƻƴΩǎ ŎǳǊǊŜƴǘ Ȋoning bylaw limits the ability to increase the variety of housing types in 

Southampton and to promote smart growth development.   

o The lack of sewer infrastructure also discourages multifamily dwelling units because the carrying 

capacity of unsewered land makes it difficult to accommodate the number of units necessary to 

create a dense, attractive development. 

o The amount of money currently in the Community Preservation Act affordable housing fund as 

of December 2009 is small ($115,757), which may limit options for using this fund to meet 

housing needs in town. 

Addressing State Affordable Housing Goals (Chapter 40B)  
Southampton has 44 units of affordable housing listed on the towƴΩǎ {ǳōǎƛŘƛȊŜŘ IƻǳǎƛƴƎ LƴǾŜƴǘƻǊȅ ό{ILύΣ 

which was 2.20҈ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ȅŜŀǊ-round housing stock as defined by the latest decennial censusτthe 

baseline the Massachusetts Department of Housing and Community Development uses to determine a 

municipalityΩs percentage of affordable housing.  As it currently stands, the town would need an 

additional 157 subsidized housing units to reach its 10% affordable housing requirement to be exempt 

from Chapter 40B developments. The 2010 Census will show an increase to ǘƘŜ ǘƻǿƴΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪΣ 

which will have the effect of lowering {ƻǳǘƘŀƳǇǘƻƴΩǎ ƻǾŜǊŀƭƭ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ units and 

raising the ƴǳƳōŜǊ ƻŦ ǎǳōǎƛŘƛȊŜŘ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƴŜŜŘŜŘ ǘƻ ǊŜŀŎƘ ǘƘŜ ǘƻǿƴΩǎ мл҈ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ 

requirement.   

The Massachusetts Department of Housing and Community Development set an annual affordable 

housing production target of ten units per year for Southampton to help the town incrementally meet 

its 10% affordable housing requirement. Adding ten units or more of subsidized affordable housing per 

year will be difficult for the town to accomplish given that the town only permitted 30 to 50 housing 

units a year when the market was good in the 2000s.  The town should not be discouraged by this and 

should continue to pursue affordable housing development opportunities as they arise. The strategies 

and actions outlined in the following subsection provide a good starting point for how the town can 

work to improve housing opportunities in town.  The town should also consider pursuing projects and 

programs that help to alleviate housing need and increase housing opportunity but may not result in 

units that can be counted on the SHI. 
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Recommended Actions  to Address Housing Need & Increase Housing 

Opportunity  
Based on the findings of this planning process, this report outlines strategies and action steps to be 

undertaken by the town and community organizations to increase and improve housing opportunities in 

town. The key recommendations detailed in the plan are listed below.  

Summary of Strategies 

Outreach,  Partnership & Support  

1. Publicize and conduct outreach on existing affordable housing resources . 

2. Establish partnerships with town committees and boards and local non-profit developers . 

3. Support the creation of local land trust to assist with acquiring land for future affordable 

housing.  

Programmatic & Identification  

4. Establish a Housing Trust Fund to receive, purchase, and convey real or personal property. 

5. Work with the Southampton Planning Board and other town boards to identify suitable property 

for the development of affordable housing, mixed income housing, mixed-use housing and 

assisted living housing. 

6. Purchase existing single-family homes for affordable housing and convert into two or more 

rental or homeownership units. 

7. Monitor town land taken for failure to pay taxes for affordable housing  development. 

8. Subsidize affordable units in future mixed-use and/or mixed-income housing developments. 

9. Fund a Housing Rehabilitation Program or Housing Repair Program to assist income-eligible 

households make necessary repairs to their homes. 

10. Lower the threshold for the existing Senior Property Tax Work-Off program. 

11. Identify Park and Ride locations throughout Southampton. 

Regulatory Actions  

12. Revise existing Accessory Apartments By-law to increase housing options in Town. 

13. Adopt an Inclusionary Zoning Bylaw to increase affordable housing opportunities in 

Southampton. 

14. Revise Southampton Zoning Bylaw to expand housing options in Southampton and clarify 

ambiguity.  
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Introduction  

Overview  of Plan 
The town of Southampton funded this Housing Needs Assessment and Action Plan using Community 

Preservation Act funds to identify the specific unmet housing needs of Town residents and to develop 

action steps to meet these needs in ways that will also support overall community goals. The town 

adopted the Community Preservation Act in 2001, and the dedicated housing fund has grown to over 

$100,000. An objective of this housing action plan is to make effective use of {ƻǳǘƘŀƳǇǘƻƴΩǎ Community 

Preservation Act affordable housing funds.  

The first part of this report comprises the housing needs assessment, which examines local and regional 

demographic and housing trends and identifies the types of housing units needed and the types of 

residents not being served by the current supply of housing. The second part examines affordable 

housing opportunities and challenges by identifying existing development conditions in town and 

potential sites for affordable housing development as well as local and regional organizations that can 

offer support. The final section outlines strategies and action steps to be undertaken by the town and 

community organizations to increase and improve housing opportunities in town and reviews possible 

funding sources.  

The Pioneer Valley Planning Commission, {ƻǳǘƘŀƳǇǘƻƴΩǎ Regional Planning Agency, worked under the 

direction of the Southampton Housing Authority and in conjunction with town staff, boards, and 

committees to prepare this housing needs assessment and action plan for the Town. 

Development of the Southampton H ousing Needs Assessment & Action 

Plan 

Planning Process 
The Southampton Housing Authority (SHA) began meeting in 2008 after several years of being 

functionally inactive and wanted to address issues related to affordable housing in town.  The Housing 

Authority determined that they needed a fuller understanding of local and regional housing needs as 

well as existing development opportunities and challenges to effectively focus their efforts, and for this 

reason, they requested a housing needs assessment and action plan from the Pioneer Valley Planning 

Commission (PVPC).  

The planning process for this study began in the summer of 2008. The SHA worked with the PVPC to 

develop the plan outline and applied for Community Preservation Act funding in Fall 2008 to support the 

ǇƭŀƴΩǎ ŘŜǾŜƭƻǇƳŜƴǘΦ Southampton Fall 2008 Town Meeting approved the funding proposal.  Work on 

the development of this plan began in March of 2009.  
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Housing & Affordable Housing Goals  
The Southampton Housing Authority drafted goals and objectives to guide the development of the 

Southampton Housing Needs Assessment and Action Plan.  The town of Southampton confirmed these 

goals and objectives when residents voted to fund this project proposal at the Fall 2008 Town Meeting.  

It should be noted that Southampton began developing a Town Master Plan in the Fall of 2009 and 

expects to complete the plan in 2012. New goals and objectives may result from this master planning 

process, and the Southampton Housing Authority may want to revise the Action Plan accordingly.   

Housing Action Plan Goals:  

¶ Identify strategies to meet the housing needs of all 
ages and income levels. 

 

¶ Identify ways Southampton can expand housing 
choices. 

 

¶ Help Town of Southampton target limited funding to 
housing projects that meet the specific needs of 
Southampton residents. 

 

¶ Identify strategies and action steps that do this in a 
way that also promote other community goals, such as 
open space preservation and historic preservation. 

 

¶ Identify additional funding sources for carrying out 
these action steps (such as Chapter 40R funding 
and/or Priority Development Funds from the state 
Department of Housing & Community Development). 

 

¶ Lŀȅ ƻǳǘ ŀ Ǉƭŀƴ ŦƻǊ ƳŜŜǘƛƴƎ ǘƘŜ ǘƻǿƴΩǎ мл҈ ŀŦŦƻǊŘŀōƭŜ 
housing (required under Chapter 40B).  (The Plan will 
identify a strategy for adding 0.5% of year round 
housing units annually.  If this goal is met, the town 
would not be subject to a 40B proposal.  In other 
words, if the town meets its annual affordable housing 
production goal as laid out in the resulting plan, a 
developer could not develop a 40B project in town 
that did not comply with local zoning simply by making 
25% of the units affordable.) 

Methods  
The Pioneer Valley Planning Commission researched and updated existing housing and demographic 

data and reviewŜŘ ǘƻǿƴ ȊƻƴƛƴƎ ōȅƭŀǿǎ ŀƴŘ ǘƻǿƴ ŀǎǎŜǎǎƻǊΩǎ ƛƴŦƻǊƳŀǘƛƻƴΦ  To obtain qualitative 

information on community housing issues, concerns, and needs, the PVPC interviewed the Town 

Assessor, Town Administrator, Town Tax Collector, Assistant to the Town Building Inspector, Board of 

Health administrative assistant, and Council on Aging Director; met with the Board of Selectmen;  and 

obtained written comments from the Southampton Planning Board.  

Guiding Objectives 

¶ Ensure that future 
generations of Southampton 
citizens and people who 
work in Southampton are 
able to remain as residents 
of Southampton. 

 

¶ Balance residential 
development with the 
ǇǊƻǘŜŎǘƛƻƴ ƻŦ ǘƘŜ ǘƻǿƴΩǎ 
natural, scenic and historic 
resources.  

 

¶ Encourage more diverse 
population. 

 

¶ Promote quality in future 
development. 
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The PVPC developed a draft Housing Needs Assessment and Action Plan based on the above mentioned 

data and comments and presented this draft to the Southampton Housing Authority for review in 

January and February 2010. The draft plan was then revised based on comments from these meetings. 

The final report was completed and distributed to the town in June 2010.  

The momentum built by the development of the Southampton Housing Needs Assessment and Action 

Plan will not end with the completion of the final report. The Town has appropriated funding to the 

Southampton Housing Authority to move forward on one or more of the recommended strategies, 

depending on cost and feasibility. The town has also committed to working with the Pioneer Valley 

Planning Commission in 2010 and 2011 to develop Chapter 40R Smart Growth Zoning Districts, which 

will include affordable housing provisions, and the town hopes to receive Community Development 

Block Grant funding to implement a housing rehabilitation program. Finally, the town is in the process of 

developing a comprehensive master plan, which will connect all community planning elements to one 

another.   

Data Sources for This Report  
Data for this report was gathered from a number of available sources including:  the 1990 & 2000 U.S. 

Census; DemographicsNow; the Warren Group; Massachusetts Department of Employment and 

Training; Massachusetts Department of Revenue; Massachusetts Department of Education; 

Massachusetts Department of Housing and Community Development; and MISER Population Forecasts.  

Although it becomes dated over the decade, the U.S. Census still represents the most reliable, available 

information concerning overall housing costs in communities. When available, more recent data is used. 

For example this report used estimates of current community demographics as well as future 

projections from Demographics Now, which is an online software company that offers access to in-

depth demographic data. 

Local resources included: the Pioneer Valley Planning Commission; Southampton !ǎǎŜǎǎƻǊΩǎ hŦŦƛŎŜΤ 

Southampton Building Inspector; Southampton Housing Authority; {ƻǳǘƘŀƳǇǘƻƴ ¢ƻǿƴ !ŘƳƛƴƛǎǘǊŀǘƻǊΩǎ 

Office; Southampton Department of Public Works; and Southampton Council on Aging.  State and 

Regional resources included: Citizens Housing and Planning Association (CHAPA), Massachusetts 

Housing Partnership (MHP), Massachusetts Community Preservation Act Coalition, and HapHousing. 

Massachusetts Housing Affordability Context   
The Commonwealth of Massachusetts is very concerned about housing affordability and has a number 

of policies and programs in place to expand housing affordability and housing choice, which can be 

found at the Massachusetts Department of Housing and Community Development website. The 

ŎƻǊƴŜǊǎǘƻƴŜ ƻŦ ǘƘŜ ǎǘŀǘŜΩǎ ƘƻǳǎƛƴƎ ŀŦŦƻǊŘŀōƛƭƛǘȅ ƛƴƛǘƛŀǘƛǾŜǎ ƛǎ aŀǎǎŀŎƘǳsetts General Law Chapter 40B, 

also known as the state Comprehensive Permit Law.  Chapter 40B was enacted in 1969 to make 

affordable housing more widely available throughout the state by reducing unnecessary barriers created 

by local approval processes, local zoning, and other restrictions. It provides the tools to do this by 

authorizing more flexible zoning for subsidized developments. Chapter 40B allows developers to 
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override local zoning to build housing if at least 20-25% of the units have long-term affordability 

restrictions.  

Chapter 40B encourages communities to make at least 10% of their year-round housing affordable to 

low and moderate income households (generally those with incomes at or below 80% of area median 

income) because communities that reach this 10% goal are not subject to the Comprehensive Permit 

ŀƴŘ ǘƘǳǎ ōŜŎƻƳŜ άпл.-ǇǊƻƻŦΦέ  

40B has played a major role in expanding the supply of affordable and mixed income housing across the 

state and especially in suburban and rural communities where zoning is usually more restrictive (e.g., 

large lot size requirements and limits on multi-family development). Developments built using 

comprehensive permits (CPs) include housing for the elderly and people with disabilities, single-family 

subdivisions that include affordable units for town residents, multifamily rental housing developments, 

and mixed-income condominiums. According to Citizens Housing and Planning Association (CHAPA), 

over 53,800 units have been created (built or in construction) using over 960 comprehensive permits 

since 1970. About 70% of the units are rental (37,500) and approximately 30% are ownership (16,300) 

units.  

3ÏÕÔÈÁÍÐÔÏÎȭÓ 0ÒÏÇÒÅÓÓ 5ÎÄÅÒ #ÈÁÐÔÅÒ τπ" 
Southampton has 44 units of affordable housing ƭƛǎǘŜŘ ƻƴ ǘƘŜ ǘƻǿƴΩǎ {ǳōǎƛŘƛȊŜŘ IƻǳǎƛƴƎ LƴǾŜƴǘƻǊȅ ό{ILύΣ 

which was 2.20҈ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ȅŜŀǊ-round housing stock as defined by the latest decennial census, 

which is the baseline the Massachusetts Department of Housing and Community Development uses to 

deterƳƛƴŜ ŀ ƳǳƴƛŎƛǇŀƭƛǘƛŜǎΩ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎΦ  The SHI is the official state list for 

ǘǊŀŎƪƛƴƎ ŀ ƳǳƴƛŎƛǇŀƭƛǘȅΩǎ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎΦ  CƛŦǘȅ-three ƻŦ ǘƘŜ ǎǘŀǘŜΩǎ 351 cities and 

towns have met or surpassed the 10% goal, including Amherst, Hadley, Northampton, Chicopee, 

Holyoke, Springfield, and Ware in the Pioneer Valley.  The Appendix shows the percentage of affordable 

housing for all Pioneer Valley municipalities. It is important to note that the 2010 Census will show an 

increase ǘƻ ǘƘŜ ǘƻǿƴΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪΣ ǿƘƛŎƘ ǿƛƭƭ ƘŀǾŜ ǘƘŜ ŜŦŦŜŎǘ ƻŦ ƭƻǿŜǊƛƴƎ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƻǾŜǊŀƭƭ 

percentage of affordable housing units.  

Housing Production Plans  & Annual Affordable Housing Unit Production 

Target Numbers  
The Massachusetts Department of Housing and Community Development (DHCD) created the Housing 

Production Plan (HPP) program, which is a provision within the 40B regulations, to make it easier for 

communities to become temporarily appeal-proof by lowering the number of subsidized housing units 

they must create each year to demonstrate that they are making progress toward the 10% affordable 

housing goal.  The program requires municipalities to complete a housing plan that outlines its proactive 

strategy for planning and developing affordable housing in a manner consistent with local needs.  The 

final plan requires approval by both the local planning board and select board in order for it to be 

submitted and endorsed by DHCD  ŀǎ ŀ άstate-ŀǇǇǊƻǾŜŘ ǇƭŀƴΦέ  
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For Southampton to become temporarily άappeal-proofέ from Chapter 40B, Southampton will need to 

demonstrate that it made recent progress on affordable housing on top of meeting the required 

contents of the plan. Recent progress is defined as either: an increase in affordable housing units that is 

ŀǘ ƭŜŀǎǘ м҈ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ȅŜŀǊ-round housing units over the previous 12 months or a 0.50% increase plus 

an approved housing plan over the previous 12 months. When this occurs, Southampton will be granted  

ŀ άŎŜǊǘƛŦƛŎŀǘƛƻƴ ƻŦ ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜ ǇƭŀƴΦέ If a community has a άstate-approvedέ Housing Production 

Plan and is granted certification of compliance with the Plan by DHCD, a decision by the local Zoning 

Board of Appeals (ZBA) relative to a comprehensive permit application will be deemed "consistent with 

local needs" under MGL Chapter 40B.  "Consistent with local needs" means the local ZBA's decision will 

be upheld by the Housing Appeals Committee.  

If a community has achieved certification within 15 days of the opening of the local Zoning Board of 

Appeals hearing for the Comprehensive Permit, the ZBA shall provide written notice to the applicant, 

with a copy to DHCD, that it considers the denial of the permit or the imposition of conditions or 

requirements to be άŎonsistent with local needsέ on the grounds set forth by state regulation 760 CMR 

56.03(1). The local ZBA needs to provide any necessary documentation to support its position. If the 

Applicant wishes to challenge the ZBA's assertion, it must do so by providing written notice to DHCD, 

with a copy to the ZBA, within 15 days of its receipt of the ZBA's notice, including any documentation to 

support its position.  DHCD shall review the materials provided by both parties and issue a decision 

within 30 days of its receipt of all materials.  The ZBA shall have the burden of proving satisfaction of the 

grounds for asserting that a denial or approval with conditions would be consistent with local needs, 

provided, however, that any failure of the DHCD to issue a timely decision shall be deemed a 

determination in favor of the municipality. This procedure shall toll the requirement to terminate the 

hearing within 180 days. 

Completing a Plan and complying with the goals outlined in the plan can give the Town of Southampton 

the control it desires over the location of where affordable housing gets built in town. Eighty-three 

communities in Massachusetts have άstate-approvedέ plans developed under the Chapter 40B Housing 

Production Plan provision. A άǎǘŀǘŜ-ŀǇǇǊƻǾŜŘέ Housing Production Plan is valid for a five-year period 

from the approval date by DHCD. Upon expiration, the community must decide whether to apply for a 

renewal, update the existing plan or write a new plan. 

The Southampton Housing Authority is committed to working with the Southampton Planning Board 

and Southampton Board of Selectmen to complete the required elements for submittal of this housing 

ƴŜŜŘǎ ŀǎǎŜǎǎƳŜƴǘ ŀƴŘ ŀŎǘƛƻƴ Ǉƭŀƴ ŀǎ ǘƘŜ ǘƻǿƴΩǎ άstate-approvedέ housing plan. 
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Housing Needs Assessment  

Community Demographics  

Community Overview  
Southampton is a desirable rural but growing community located close to the major employment 

centers in the lower Pioneer Valley. With an estimated 5,970 residents in 2008, Southampton is the 21st 

largest town in the Pioneer Valley. The town features farms, conservation land, small local businesses, 

and excellent public schools.   

Population Trends  

Southampton 

Southampton is a growing community. Between 1980 and 2000 the population grew by 1,250 residents, 

which was an increase of 30% (Figure 1).  During this same period, the Pioneer Valley and the state only 

grew by 5% and 11% respectively (Table 1). The number of school age students enrolled at the William 

E. Norris Elementary School also showed an increase of almost 30% from the 1993/1994 school year to 

the 2000/2001 school year. Population growth continued through the 2000s largely owing to the volume 

of residential development that took place that decade. The Southampton Building Department issued 

over 400 building permits for new dwelling units from 2000 through 2009. The 2009 Southampton Town 

Census showed that 5,935 residents lived in Southampton, which is an increase of over 500 residents 

since 2000. This latest population figure surpasses 2020 population projections developed in 2003 by 

ǘƘŜ ǎǘŀǘŜΩǎ Řŀǘŀ ŎŜƴǘŜǊ ǘƘŜ 5ƻƴŀƘǳŜ LƴǎǘƛǘǳǘŜΦ In contrast to these population growth indicators, current 

elementary student enrollment figures for 2009/2010 show a slight enrollment decrease of roughly four 

percent (twenty-one students) from the 2000/2001 school year. Based on these growth trends, the 

desirability of the community, and availability of undeveloped land in Southampton, the town should 

expect to see moderate growth over the next decade.  

Figure 1: Population Growth By Decade 
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Table 1: Population Growth: Southampton & Surrounding Communities, 
 1980 - 2000 

Municipality 
1980 

Census 
1990 

Census 
2000 

Census 

% Change 
1980 to 
2000 

Southampton  4,137 4,478 5,387 30% 

Holyoke  44,678 43,704 39,838 -11% 

Montgomery  637 759 654 3% 

Westfield  36,465 38,372 40,072 10% 

Easthampton  15,580 15,537 15,994 3% 

Huntington  1,804 1,987 2,174 21% 

Westhampton  1,137 1,327 1,468 29% 

Pioneer Valley 581,831 602,878 608,479 5% 

State 5,737,037 6,016,425 6,349,097 11% 

Source: U.S. Census Bureau, 1980, 1990, & 2000 Census 

Population Distribution by Age Group  

One demographic factor that can affect housing demand is the age distribution of the population. 

Different age groups have different housing needs. Figure 2 shows the population distribution for 

Southampton in 1990 and 2000 as well as the estimated population distribution for 2010 and 2020. 

Table 2 compares the population distribution of Southampton to the region and state over this same 

time period. The following discussion highlights the key findings from the analysis of this data. 

Figure 2:  Southampton Population by Age Group by Decade 

 

 
In 2000, Southampton contained more residents in the 30-39, 40-49, and 50-59 age groups, the groups 

of adults most likely to have children living with them, than both the region and the state. It is probable 

that these age groups also supported the boom in new residential construction during the 1990s.   
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Table 2: Population By Age Group Comparison, Year 1990, 2000 & 2010 

  Southampton Pioneer Valley State 

Age 
Group 

1990 
Census 

2000 
Census 

2010 
Projection 

1990 
Census 

2000 
Census 

2010 
Projection 

1990 
Census 

2000 
Census 

2010 
Projection 

0-9 14% 13% 10% 11% 10% 9% 10% 10% 9% 

10-19 15% 15% 14% 11% 12% 12% 10% 11% 11% 

20-29 13% 8% 9% 18% 14% 15% 18% 13% 14% 

30-39 19% 16% 10% 16% 14% 11% 17% 16% 12% 

40-49 17% 20% 18% 12% 15% 14% 13% 16% 15% 

50-59 9% 15% 18% 8% 11% 14% 9% 11% 14% 

60-69 7% 7% 12% 9% 7% 10% 9% 7% 10% 

70-79 4% 5% 5% 6% 6% 5% 6% 6% 5% 

80 plus 2% 3% 3% 3% 4% 5% 3% 4% 4% 

Source: U.S. Census Bureau & State Data Center, University of Massachusetts, Released 2003 

 

The percentage of residents in the 60-69, 70-79, and 80+ age groups was comparable to that of the 

region and the state. As the population ages, residents in these age groups may be looking to down-size 

to housing that is smaller and more maintenance free. Therefore, it will be important for Southampton 

to have housing that accommodates an aging population: empty nesters who might want condos or 

small single-family homes with limited or no yards as well as the elderly age groups, who would benefit 

from the creation of assisted living residences and nursing homes. 

Southampton has a small percentage of residents in the 20-29 age group (8%) compared to 14% for the 

Pioneer Valley and 13% statewide. This is not too surprising considering the median sale price of a single 

family home hovered at $275,000 in 2008. Recent studies argue that the lack of residents in this 

population group for municipalities statewide has been largely due to the high housing costs that have 

plagued the state since the early 2000s.  Residents in this population group are new workers or still in 

school, and they seek attractive rental units, condominiums, and starter homes. Therefore, it will be 

important for Southampton to make sure that its current zoning allows for the creation of new units to 

support these lifestyles.  

Households  
According to Southampton town census estimates, Southampton contained 2,294 households in 2009, 

which was an increase of 309 households since 2000.  The average household size in Southampton has 

been decreasing over the last few decades, mirroring state and national trends (Table 3). Compared to 

the surrounding communities, Southampton households are larger, likely due to Southampton have 

more households with children than the region and state (Table 3).  The average household size for 

owner-occupied housing units in Southampton in the year 2000 was 2.76 compared to the 2.42 

household size for renter households. This data supports the fact that renter households typically have 

fewer household members than owner occupied housing units.   
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Table 3: Comparison of Average Household Size Trends, Year 1990 & Year 2000 

Year Southampton Easthampton Holyoke  Montgomery Westfield  Westhampton  State 

1990 2.9 2.51 2.65 2.93 2.6 3 2.58 

2000 2.71 2.33 2.57 2.58 2.54 2.71 2.51 

Source: U.S. Census Bureau 

 

The statistics in Figure 3 and Table 4 underscore the fact that there are a variety of household types in 

Southampton.  The 2000 U.S. Census shows that over 60% of the 1,985 Southampton households in the 

year 2000 were households without children.  Over fifteen percent of all family households in 

Southampton (128 households) are headed by a single-parent.  Although this percentage is comparable 

to the percentages found in the communities surrounding Southampton, with the exception of Holyoke, 

this data is important to be aware of as single-parent households may be more financially-burdened 

than other household types.  

Over 50% of all households are single-person or two-person households (Figure 3). This variety of 

household type supports the need for a range of housing options to accommodate various household 

arrangements. For example, does Southampton have enough quality town-house style units available to 

a single working professional who desires to own and not rent? 

 

 

 

 

  

Table 4: Southampton Households by Type, Year 2000 

Households by Type Number % 

Total Households 1,985  100% 

Households with Children 756 38% 

Households without Children 1,229 61.9% 

   
Family Households 1,556 78% 

Family Households with Children 753 48% 

  Married Couple 623 83% 

  Male Householder-No Spouse 30 4% 

  Female Householder-No Spouse 98 13% 

     Family Households without Children 3 0% 

Non-family Households 429 22% 

Source: U.S. Census Bureau 
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Household Income  
Level of household income is one indicator of economic security in a community. {ƻǳǘƘŀƳǇǘƻƴΩs median 

household income in 2008 was estimated to be $78,404, which was higher its neighboring communities 

and much higher ǘƘŀƴ ǘƘŜ tƛƻƴŜŜǊ ±ŀƭƭŜȅΩǎ ŜǎǘƛƳŀǘŜŘ ƳŜŘƛan household income of $50,762 (Figure 4). 

This data shows that Southampton is one of the more affluent communities in the Pioneer Valley. 

Figure 4:  Median Household Income Municipal Comparison, 2008 

 
 

 

Household Income & Housing Affordability  
Not all Southampton households are affluent. A comparison of Southampton households by income 

level to federally established income level thresholds used to determine local financial need shows that 

Southampton does have households that fall into the low and moderate income categories. Almost 

twenty percent of Southampton Households earned less than $35,000 a year and a little over a quarter 

of Southampton households earned less than $50,000 a year (Table 5). 

The United States Department of Housing and Urban Development (HUD) establishes the income 

category thresholds, known as the Area Median Household Income limits (AMI),  that are used to 

determine if a household is very-low income, low-income, moderate-income and upper-income. 

Households are considered to be very low-income if they earn less than 30% of AMI and low income if 

they earn between 30% to 50% of the AMI. Households earning 50% to 80% of the AMI are considered 

to be moderate income.i Middle income households earn between 80% and 150% of the AMI.  HUD sets 

the AMI for geographic regions in the U.S. ŎŀƭƭŜŘ aŜǘǊƻǇƻƭƛǘŀƴ {ǘŀǘƛǎǘƛŎŀƭ !ǊŜŀǎ όa{!Ωǎύ and does not 

ŜǎǘŀōƭƛǎƘ !aLΩǎ for specific communities. All municipalities in Hampshire and Hampden Counties are 

part of the Springfield Metropolitan Statistical Area (MSA).  
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Table 5: 2008 Household Income Distribution by Income Category and Age Group 

Income Category 
Total 
Households 

< 25 
Years 

25 - 34 35-64 65 - 74 75 + 

$0 to $14,999 4% 19% 6% 3% 6% 11% 

$15,000 - $24,999 7% 19% 9% 4% 11% 16% 

$25,000 - $34,999 8% 26% 11% 6% 13% 12% 

$35,000 - $49,999 8% 4% 11% 7% 10% 10% 

$50,000 - $74,999 19% 7% 24% 19% 17% 15% 

$75,000 - $99,999 23% 11% 20% 25% 18% 14% 

$100,000 - $124,999 16% 15% 9% 19% 14% 12% 

$125,000 - $149,999 5% 0% 3% 6% 5% 3% 

$150,000 + 9% 0% 5% 11% 7% 7% 

Totals 1,989 27 299 1,318 168 177 

Source:  Demographics Now, 2008 Household Income Estimates 

 

The table below shows the current household income limits for the Springfield MSA that qualifies a 

household for affordable housing (Table 6). Income limits are updated annually to reflect evolving 

demographic and housing market conditions. HUD uses a rather complicated formula that adjusts the 

AMI limit to account for different household sizes. You can find the income limits for the Springfield MSA 

ƻƴ I¦5Ωǎ ǿŜōǎƛǘŜΥ  http://www.huduser.org/datasets/il.html.  

Table 6: Area Median Income Limit for Hampden & Hampshire Counties, 2009 

1 Person 2 Person 3 Person 4 Person 5 Person 6 Person

Very Low 

(30%) $16,300 $18,650 $20,950 $23,300 $25,150 $27,050 

Moderate 

(80%) $43,450 $49,700 $55,900 $62,100 $67,050 $72,050 

$34,900 $38,800 $41,900 $45,000 

Income 

Limit Area

Area 

Median 

Income

FY 2009 

Income 

Limit 

Category

People per Household

Low    

(50%) 

Source: U.S. Department of Housing & Urban Development, Last updated March 2009

Springfield 

MSA
$67,200 

$27,150 $31,050 

 
Most federal and state housing subsidy programs limit eligibility to households that make up to 80% of 

the AMI.  However, municipalities using local funding sources to provide housing subsidies, such as 

Community Preservation Act funds, can establish a higher income threshold, such as 100% of the AMI. 

The only disadvantage of having units available to households that make up to 100% of the AMI is that 

the unit cannot be coǳƴǘŜŘ ƻƴ ǘƘŜ ǘƻǿƴΩǎ ǎǳōǎƛŘƛȊŜŘ ƘƻǳǎƛƴƎ ƛƴǾŜƴǘƻǊȅ όChapter 40B list). 

http://www.huduser.org/datasets/il.html
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Table Five also shows that ǘƘŀǘ ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ƘƻǳǎŜƘƻƭŘǎ ŀƎŜ ср ŀƴŘ ƻǾŜǊ Ŧŀƭƭ ǳƴŘŜǊ ǘƘŜ ǘƻǿƴΩǎ ƳŜŘƛŀƴ 

household income of $78,404. Twenty-two percent of elderly households have household incomes that 

are less than $25,000 a year and 35% have household incomes that are less than $35,000. It is likely that 

many low-income elderly households own their own homes outright (no mortgage) and as such are cash 

poor but equity rich. Rising energy prices, insurance costs, and taxes as well as health-care related costs 

may drive elderly homeowners from their homes. Again, it will be important for Southampton to have 

the types of appropriate housing and services to accommodate the needs of the elderly population.  The 

majority of households headed by a householder between the ages of 25 and 34 also fall under the 

ǘƻǿƴΩǎ ƳŜŘƛŀƴ ƛƴŎƻƳŜΦ Lƴ ǘƘƛǎ ŎŀǎŜ ƛǘ ƛǎ ǳƴƭƛƪŜƭȅ ǘƘŀǘ ǘƘŜǎŜ ƘƻǳǎŜƘƻƭŘǎ ƻǿƴ ǘƘŜƛǊ ƘƻƳŜǎ ƻǳǘǊƛƎƘǘ ŀƴŘ 

thus are potentially cost burdened each month by housing-related costs. These situations will be 

assessed in greater detail in the following sections of this report.  

Residents Living in Poverty  
Table 7 presents data on poverty levels in Southampton over the last two decades. The 2000 Census 

indicates that the number of individuals and families below the poverty level has dropped since 1989. 

Southampton went from 3.1% of individuals below the poverty level in 1989 to 2.4% in 1999. This local 

decrease was not experienced by the Pioneer Valley region or state as a whole. The percentage of 

individuals below the poverty level in the Pioneer Valley rose from 12.5% to 13.4% and in the state rose 

from 8.9% to 9.3% over this same period.  Of concern is the fact that 28% of the individuals below the 

poverty level in the year 2000 were age 65 or older. 

Table 7: Changes in Community Poverty Rates, 1989 to 1999 

  Families in Poverty Children in Poverty Individuals in Poverty 

Municipality 1989 1999 1989 1999 1989 1999 

Southampton 2.70% 1.82% 3.30% 2.71% 3.11% 2.36% 

Easthampton 3.12% 5.89% 5.79% 10.18% 4.96% 8.88% 

Holyoke 22.91% 22.56% 43.04% 33.86% 25.66% 26.38% 

Huntington 6.24% 4.37% 12.05% 5.45% 7.85% 5.78% 

Montgomery 0.47% 1.01% 2.19% 0.00% 1.35% 2.94% 

Westfield 7.20% 6.85% 13.68% 12.11% 8.00% 11.28% 

Westhampton 1.59% 1.94% 3.62% 2.55% 1.81% 3.54% 

Source: U.S. Census Bureau 

 

The number of Southampton families below poverty level decreased from 2.70% in 1989 to 1.82% in 

1999. Recent figures from the state Department of Education show a slight increase in the percentage of 

low-income students at the William E. Norris elementary school in the 2000s, from 10.3% in the 

2000/2001 school year to 11.7% in the 2008/2009 school year. The data in this subsection clearly shows 

that there remains a population within Southampton who has substantial income limitations and may 

require public assistance to meet their housing needs. ¢Ƙƛǎ Řŀǘŀ ǎƘƻǳƭŘ ōŜ ǾƛŜǿŜŘ ƛƴ ƭƛƎƘǘ ƻŦ ǘƘŜ ǘƻǿƴΩǎ 

limited affordable housing inventory of 40 subsidized units, all of which are for the elderly or disabled. 

This number is not sufficient to cover the housing affordability issues confronting these vulnerable 

populations. 
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Residents with Disabilities  
With 40 units of subsidized affordable housing reserved for elderly individuals or individuals with 

disabilities, Southampton does not have sufficient subsidized housing for disabled persons to serve its 

existing population. According to the 2000 Census, 12% of Southampton residents between the ages of 

21 to 64 claimed a disability (Table 8). Thirty-seven percent of residents with a disability in this age 

group were unemployed (or 4.4% of the total population 21-65), likely due to their disability. Two-

hundred and forty-six (46%) of Southampton residents age 65 years or older claimed some type of 

disability, which is a very high percentage. Residents with disabilities often face substantial rental 

ŀŦŦƻǊŘŀōƛƭƛǘȅ ǇǊƻōƭŜƳǎΦ ! ƴŜǿ ǊŜǇƻǊǘ ōȅ ǘƘŜ ¢ŜŎƘƴƛŎŀƭ !ǎǎƛǎǘŀƴŎŜ /ƻƭƭŀōƻǊŀǘƛǾŜ ό¢!/ύΣ άtǊƛŎŜŘ hǳǘ ƛƴ 

нллуέΣ Ƙŀǎ ŦƻǳƴŘ ǘƘŀt fair market rents for studio and one-bedroom apartments are now 119% and 

131%, respectively, of the average income of people with disabilities living on SSI (up from 69% ten 

years ago) in Massachusetts. 

Table 8: Population By Residents with Disabilities, Year 2000 

Geography 

Total 
Population 
Age 21 to 
64 years 

% of Total 
Population 

With a 
Disability 

% of Population 
With a 

Disability That 
is Not Employed 

Total 
Population 
Age 65 to 
74 years 

% of Total 
Population 

With a 
Disability 

Total 
Population 

Age 75 years 
and over  

% of Total 
Population 

With a 
Disability 

Southampton 3,325 12% 37% 282 33% 253 60% 

Easthampton 9,884 19% 30% 1049 43% 1214 47% 

Huntington  1,273 18% 28% 115 37% 100 61% 

Montgomery  414 5% 26% 42 31% 21 43% 

Westfield  22,222 15% 48% 2581 33% 2507 44% 

Westhampton  923 15% 22% 92 34% 49 35% 

Source: U.S. Census Bureau 

 

 

Educational Attainment  
Higher education is increasingly necessary for long-term access to well-paying jobs. Since household 

income ŀŦŦŜŎǘǎ ŀ ƘƻǳǎŜƘƻƭŘΩǎ ŀōƛƭƛǘȅ ǘƻ ƻǿƴ ŀƴŘ Ƴŀƛƴǘŀƛƴ ƘƻǳǎƛƴƎΣ ǘƘŜ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴ όŀƎŜ 

нп ŀƴŘ ƻǾŜǊύ ǿƛǘƘ ŀ ōŀŎƘŜƭƻǊΩǎ ŘŜƎǊŜŜ ƛǎ ōǊƛŜŦƭȅ ŀƴŀƭȅȊŜŘ ƛƴ ǘƘƛǎ ƘƻǳǎƛƴƎ ŀǎǎŜǎǎƳŜƴǘΦ Positively, 

Southampton as well as nearly all municipalities in the Pioneer Valley witnessed a marked increase in 

ǘƘŜ ǇŜǊŎŜƴǘ ƻŦ ǇƻǇǳƭŀǘƛƻƴ ǿƛǘƘ .ŀŎƘŜƭƻǊΩǎ ŘŜƎǊŜŜǎ ό¢ŀōƭŜ 9). 

Table 9: Percent of Population with a Bachelor's Degree or Higher, Year 2000 

Year Southampton Easthampton Holyoke Huntington  Montgomery  Westfield  Westhampton 

2000 31% 24%  17% 20% 34% 24% 35% 

1990  24% 19%  15%   15%  27%  19%  26% 

Source: U.S. Census Bureau 
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Race & Ethnicity  
According to the 2000 Census, Southampton is a racially homogenous community with 98% of its 

residents being Caucasian (Table 10). This is much higher than the percentages for the Pioneer Valley 

(84%) and the state (86%), but similar to the surrounding towns with the exception of Holyoke. Despite 

the relative homogeneity, Southampton does have to ensure that any housing lotteries created for 

development meets state and federal requirements for affirmative marketing within the Springfield 

Metropolitan Statistical Area. 

Table 10: Percent of Population by Race & Ethnicity, Year 2000 Comparison 

Race & Ethnicity Southampton Easthampton Holyoke Huntington Montgomery  Westfield  Westhampton 

White  97.7% 94.6% 65.8% 96.0% 97.7% 92.1% 98.3% 

Black  0.2% 0.5% 3.7%  0.4% 0.0% 0.8% 0.0% 

Asian, Hawaiian 
and Other 

Pacific Islander  0.6% 1.7% 0.9%  0.4% 0.3% 0.8% 0.1% 
American Indian 

and Alaska 
Native  0.1% 0.1% 0.4%  0.2% 0.3% 0.2% 0.3% 

Other 0.0% 0.2% 26.4%  0.0% 0.0% 0.1% 0.1% 

Two or more 
races 0.5% 0.8% 2.8%  1.1% 0.9% 1.0% 0.5% 

                
Hispanic or 

Latino Ethnicity 0.9% 2.1% 41.4%  1.8% 0.8% 5.0% 0.5% 

Source:  U.S. Census Bureau 

 

Local Wages & Unemployment  
Overall, Southampton has experienced positive 

economic trends over the past decade. The number of 

Southampton businesses and jobs increased (Table 

11). The average weekly wage has also increased by 

more than $100. The unemployment rate in 

Southampton, the region, and the state has drastically 

increased over the past three years due to the 

economic recession that started in late 2007 (Figure 

5). The percentage of unemployed Southampton 

residents went from 3.8% in 2007 to 6.5% in 2009. 

While the latest unemployment figures are lower 

than the state unemployment rate of 8.5%, it is still 

cause for concern.  

Table 11: Southampton Employment & Wage Data 

Category 2000 2008 

Number of 
Establishments 120 121 

Average Monthly 
Employment 1,049 1,113 

Average Weekly Wage 
$393  $557  

Source: Massachusetts Department of Employment & 
Training, Wages not adjusted for inflation 
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Figure 5: Recent Unemployment Rate Trends 

 

 
The Donahue Institute, in conjunction with Citizens Housing and Planning Association (CHAPA), recently 

released the results of a public opinion poll on housing conducted in March 2009. The results clearly 

indicate that Massachusetts residents continue to place the costs of housing and job security among 

their top concerns. The Poll found that large numbers of Massachusetts residents are very concerned 

about their job security and their ability to make ends meet. As Southampton residents begin to 

experience difficulties paying for housing-related costs, town staff, community institutions, and local 

social service providers need to make sure they have a current list of resources for distressed 

households. 

Areas of Employment  
Southampton contained 3,010 working residents in 

2000. The 1,113 jobs located in Southampton is far 

fewer than the number of working age residents, which 

means that a large segment of {ƻǳǘƘŀƳǇǘƻƴΩǎ working 

population commute to jobs elsewhere.   

Table 12 shows the top municipalities where 

Southampton residents worked. Southampton is not 

connected to any of these employment centers through 

quick and frequent public transportation. The Pioneer 

±ŀƭƭŜȅ ¢Ǌŀƴǎƛǘ !ǳǘƘƻǊƛǘȅΩǎ Nashawannuck Express Flex-

Van service only reaches the Big Y plaza just over the 

Easthampton-Southampton border and is therefore not 

a transportation option for most Southampton residents. 

To reach the majority of the other employment centers, 
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Table 12: Top Places of Employment 
 for Southampton Residents, Year 2000 

Place of Work 

# of 
Southampton 

Residents 

Springfield 436 

Holyoke  409 

Westfield  366 

Southampton  348 

Northampton 340 

Easthampton  218 

Chicopee  130 

West Springfield  92 

Amherst  84 

South Hadley  70 

Source: U.S. Census Bureau 

 

Source: State of Massachusetts Department of Employment & Training 
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residents take Route 10, 202, or East Street. Because so many residents follow the same route to work 

every day, there appears to be an opportunity for a greater amount of ridesharing. According to the 

2000 Census, five percent of workers carpooled in 2000. The town should consider further concentrating 

housing density along the well-traveled routes.  The fifth chapter of this report will discuss strategies to 

meld smart growth principles with existing demographic and land use patterns.  

Housing Market Trends & Characteristics  

Housing Unit Supply  & Recent Residential Development  
Southampton contained 2,025 housing units in 2000. This was an increase of 27% from the 1,595 

housing units in 1990 (Table 13). Residential construction continued throughout the 2000s, with an 

estimated 400 building permits issued for new residences (single family homes and condominiums) from 

2000 through 2009 by the Southampton Building Department (Figure 6) ii. During this past decade 

residential construction reached its peak in 2004 with 54 building permits issued. Since 2005 the volume 

of residential construction decreased significantly in Southampton as in most of the Commonwealth and 

indeed the nation. The town permitted 26 new units in 2009, which is comparable to the number of 

building permits pulled for new single family homes in Belchertown (26) and Ludlow (31) in 2009τ

ŎƻƳƳǳƴƛǘƛŜǎ ǿƘƻǎŜ ǇƻǇǳƭŀǘƛƻƴǎ ŀǊŜ ŘƻǳōƭŜ ŀƴŘ ǉǳŀŘǊǳǇƭŜ ǘƘŜ ǎƛȊŜ ƻŦ {ƻǳǘƘŀƳǇǘƻƴΩǎ ǊŜǎǇŜŎǘƛǾŜƭȅ.  

Despite the downturn in the housing market nationwide, residential construction trends over the last 

decade show that people still desire new homes in Southampton. 

Table 13: Percent Change of Housing Units 1990 to 2000 

Year Southampton Easthampton Holyoke  Huntington Montgomery Westfield  Westhampton 

1990 1,595 6,421 16,917 853 278 14,470 510 

2000 2,025 7,083 16,210 935 257 15,441 623 

% Change  27% 10% -4% 10% -8% 7% 22% 

Source: U.S. Census Bureau 

 

Figure 6:  Number of Building Permits Issued, 2000 through 2009 
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Housing Tenure  
Approximately 85% of housing units in Southampton are owner-occupied and 13% are renter-occupied 

(Table 14).  Housing stock with less than 30% rental-occupied units typically indicates a need for 

additional rental housing units in the community. Few housing units in town were vacant in the year 

2000. Of the 40 vacant housing units in the Year 2000 50% were for seasonal or recreational use. In 

Huntington and Westhampton the percentage was 83% and 90% respectively. 

Table 14: Housing Units Comparison by Occupancy Status, Years 1990 & 2000 

Occupancy 
Status Southampton Easthampton Holyoke  Huntington Montgomery Westfield  Westhampton 

2000 Housing Units 

Owner 
Occupied 

85.2% 58.7% 38.3% 67.6% 94.9% 65.0% 81.5% 

Renter 
Occupied 

12.8% 38.1% 54.1% 18.9% 3.5% 30.9% 5.5% 

Vacant 
Housing  

2.0% 3.2% 7.7% 13.5% 1.6% 4.2% 13.0% 

1990 Housing Units 

Owner 
Occupied 

84.6% 57.6% 36.5% 63.8% 86.7% 62.5% 78.8% 

Renter 
Occupied 

12.1% 38.5% 57.2% 18.6% 3.2% 33.0% 7.8% 

Vacant 
Housing  

3.3% 3.9% 6.3% 17.6% 10.1% 4.5% 13.3% 

Source: U.S. Census Bureau 

 

Age of Housing Stock 
¢ƘŜ ŀƎŜ ƻŦ ŀ ǘƻǿƴΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ŀƴŘ ŀǊŜŀǎ ǿƛǘƘ ŎƻƴŎŜƴǘǊŀǘŜŘ ƴǳƳōŜǊǎ ƻŦ ƻƭŘŜǊ ƘƻǳǎƛƴƎ ŀǊŜ ƛƳǇƻǊǘŀƴǘ 

to consider when developing a housing action plan as certain public monies may be available to improve 

the housing condition of substandard housing. Owing to the volume of residential construction during 

the past three decades, Southampton has a younger housing stock when compared to its neighboring 

communities and region. Census data from the year 2000 showed that 62% of all owner-occupied 

housing units were constructed after 1970 and 27% after 1990 (Table 15). The median age of an owner-

occupied unit was 1976 and 1979 for a renter-occupied unit.  
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Table 15: Year Built By Age & Tenure, Year 2000 

  Southampton Easthampton Huntington  Montgomery Westfield  Westhampton  

Owner Occupied 

Median year 1976 1961 1962 1968 1963 1973 

1990 to March 2000 27% 10% 12% 10% 11% 18% 

1980 to 1989 14% 9% 14% 20% 13% 15% 

1970 to 1979 22% 21% 13% 17% 17% 23% 

1960 to 1969 15% 11% 13% 18% 13% 11% 

1950 to 1959 10% 16% 9% 17% 18% 10% 

1940 to 1949 2% 6% 6% 8% 6% 6% 

1939 or earlier 11% 26% 33% 11% 22% 17% 

Renter Occupied 

Median year 1979 1948 1952 1963 1956 1939 

1990 to March 2000 19% 5% 9% 0% 3% 0% 

1980 to 1989 28% 5% 16% 0% 10% 13% 

1970 to 1979 34% 16% 5% 20% 19% 13% 

1960 to 1969 4% 14% 5% 40% 13% 0% 

1950 to 1959 8% 9% 18% 20% 10% 20% 

1940 to 1949 0% 6% 1% 0% 7% 0% 

1939 or earlier 8% 45% 46% 20% 36% 53% 

Source: U.S. Census Bureau 

 

More than 80҈ ƻŦ {ƻǳǘƘŀƳǇǘƻƴΩǎ ǊŜƴǘŀƭ ǳƴƛǘǎ ǿŜǊŜ ŎƻƴǎǘǊǳŎǘŜŘ ŀŦǘŜǊ мфтлΣ ǿƘƛŎƘ ƛǎ ŀ ǎǳōǎǘŀƴǘƛŀƭƭȅ 

ƘƛƎƘŜǊ ǇŜǊŎŜƴǘŀƎŜ ǘƘŀƴ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƴŜƛƎƘōƻǊƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎΦ ¢Ƙƛǎ ƛǎ ŀ ǇƻǎƛǘƛǾŜ ǎƛǘǳŀǘƛƻƴ ǎƛƴŎŜ ŀ 

community dependent on older rental housing stock will typically experience more deteriorated 

properties, which are more likely to have lead paint, code violations and substandard conditions. The 

town, however, should not take this as a sign to discourage the production of new rental units. New 

rental stock is needed to expand housing choice in town, especially since the town sits much below the 

30% rental unit threshold. By nature of the market, the production of new rental units in a community 

will put pressure on the owners of existing rental units to keep their investment competitive. 

The town worked ǿƛǘƘ ǘƘŜ tƛƻƴŜŜǊ ±ŀƭƭŜȅ tƭŀƴƴƛƴƎ /ƻƳƳƛǎǎƛƻƴΩǎ /ƻƳƳǳƴƛǘȅ 5ŜǾŜƭƻǇƳŜƴǘ 5ƛǾƛǎƛƻƴ ǘƻ 

competitively apply for federal Community Development Block Grant funding to start a housing 

rehabilitation programΦ ¢ƻ ŀǎǎƛǎǘ ǘƘŜ ǘƻǿƴΩǎ application, the Pioneer Valley Planning Commission 

conducted a town-ǿƛŘŜ ŘǊƛǾƛƴƎ ǎǳǊǾŜȅ ƻŦ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛƴ ǘƘŜ ǎǳƳƳŜǊ ƻŦ нллф ŀƴŘ 

found the greatest need exists in the Pequot Ponds area in town and along the Route 10 Corridor, where 

the oldest houses are located. Complete survey results can be found at the Southampton Office of the 

Town Administrator. Southampton will find out in mid 2010 if their application was successful.  
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Housing Inventory by Structure Type  
{ƻǳǘƘŀƳǇǘƻƴ нллф !ǎǎŜǎǎƻǊΩǎ Řŀǘŀ ǇǊƻǾƛŘŜǎ ǘƘŜ 

ƭŀǘŜǎǘ ƛƴŦƻǊƳŀǘƛƻƴ ƻƴ ǘƘŜ ǘƻǿƴΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ (Table 

16) by showing the number of residential parcels by 

parcel type. This data confirms the predominance of 

single-family home parcel in town. ¢ƘŜ ǘƻǿƴΩǎ 

housing stock somewhat diversified over the last 

decade through the steady growth of condominium 

units, which amounted to 78 units in 2009. 

Condominiums are typically a more affordable 

homeownership option than single family homes. 

Table 17 portrays SouthamptonΩǎ Ƙƻǳǎƛƴg stock 

through 2000 Census data, by comparing 

Southampton to its neighboring communities. 

Ninety-seven percent of the owner-occupied housing 

units in town were single-family homes.  All owner-

occupied two-unit or multi-unit homes can be found 

near or along College Highway (Route 10) in the 

northern half of Southampton. 

Table 17: Southampton Housing Units by Type and  Occupancy Status, Census 2000 

Geography Southampton Easthampton Huntington  Montgomery Westfield  Westhampton  

Owner Occupied 

One unit 97.2% 87.3% 92.2% 100.0% 86.1% 95.7% 

Two units 1.4% 8.6% 4.2% 0.0% 6.8% 2.7% 

Three or four units 0.0% 2.3% 0.0% 0.0% 1.0% 0.0% 

Five to nine units 0.0% 0.7% 0.0% 0.0% 0.8% 0.0% 

10 or more units 1.4% 0.2% 0.0% 0.0% 0.8% 0.0% 

Mobile home units 0.0% 0.2% 3.6% 0.0% 4.4% 1.6% 

Renter Occupied 

One unit 23.9% 15.1% 35.3% 100.0% 14.0% 63.4% 

Two units 11.6% 19.3% 25.8% 0.0% 24.5% 30.0% 

Three or four units 12.4% 22.6% 21.1% 0.0% 19.8% 0.0% 

Five to nine units 8.1% 19.5% 9.5% 0.0% 11.6% 0.0% 

10 or more units 40.5% 23.0% 4.8% 0.0% 29.2% 0.0% 

Mobile home units 3.5% 0.2% 3.7% 0.0% 0.9% 6.7% 

Source: U.S. Census Bureau 

Table 16: Southampton Residential Parcels by 
Parcel Type, Year 2009 

Type 
Number 

of Parcels 

Single Family Homes 1,970 

Condo Units 78 

Two-family homes 13 

Three-family homes 4 

Apartments 5 

Buildings with commercial & 
residential 4 

Mobile homes 10 

Multiple Houses on one parcel 13 

Accessory Land with 
Improvement (garage, etc) 11 

Source: Southampton Assessor's Database, 2009 
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In 2000, approximately 40% of all rental units were within developments that contain 20 or more units.  

All of the non-single family home rental housing units, such as the five apartment complexes, were also 

located near or along College Highway (Route 10) in the northern half of Southampton.  While the high 

percentage of rental units in the twenty units or more category certainly provides Southampton 

residents with increased housing choice, there should be concern paid to the fact that a quarter of all 

rental units in 2000 consisted of single-family homes (62 units). Since single-family homes often 

represent the most expensive rental housing, a high percentage of single-family rentals may be an 

indicator of limited affordable housing supply, or in some instances may indicate a pattern of 

ŘƛǾŜǎǘƳŜƴǘ ōȅ ƘƻƳŜƻǿƴŜǊǎΦ  {ƻǳǘƘŀƳǇǘƻƴΩǎ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ǎƛƴƎƭŜ-family rentals is higher than some of 

ƛǘǎ ƴŜƛƎƘōƻǊƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎ ŀƴŘ ƳǳŎƘ ƘƛƎƘŜǊ ǘƘŀƴ ǘƘŜ ǎǘŀǘŜΩǎ фΦс҈ ƭŜǾŜƭΦ ¢Ƙƛǎ Řŀǘŀ Ǉƻƛƴǘǎ to the need 

for additional rental housing in town in the form of duplexes or other smaller apartment buildings.  

Housing Inventory by Number of Rooms & Bedrooms  
In the year 2000, most of the owner-occupied units range from five to seven rooms while the majority of 

renter occupied units fell between two and five rooms. Figure 7 demonstrates how renter-occupied 

units tend to be two bedrooms or less while owner-occupied units have two to four bedrooms. A 

common objection to the development of additional multi-family rental housing is that such 

development will bring more children into the local school system. Numerous studies have confirmed 

what the data below shows: renter-occupied housing units typically have smaller households than 

owner-occupied units. 

  

Owner- Occupied  

Housing 

Renter-Occupied 

Housing 

1 bedroom
32%

2 
bedrooms

48% 3 
bedrooms

12%

4 
bedrooms

8%
1 bedroom

2%

2 bedrooms
20%

3 bedrooms
56%

4 bedrooms
20%

5 or more 
bedrooms

2%

Figure 7:  Housing Inventory by Ownership & Number of Bedrooms, Census 2000 

Source: U.S. Census Bureau, Census 2000 
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 Housing Market Trends & Characteristics  

Rental Market and Rents  
Rents in Southampton historically have been comparable to asking rents in neighboring municipalities 

(Table 17).   

Table 18: Median Gross Rent Comparison, Year 2000 

Geography Montgomery Westfield  Easthampton  Huntington  Southampton Westhampton  

 Median 
gross rent $525 $590 $597 $625 $609 $750 

Source: U.S. Census Bureau 

 

A 2009 survey of rental prices in town revealed that one-bedroom apartments ranged from $600 to 

$900 per month, two-bedroom apartments ranged from $775 to $950 per month, and three units and 

ŀōƻǾŜ ǿŜǊŜ ǿŜƭƭ ƻǾŜǊ  ϷмΣнлл ǇŜǊ ƳƻƴǘƘΦ aƻǎǘ ƭƛǎǘƛƴƎǎ ōƻŀǎǘŜŘ ǘƘŀǘ {ƻǳǘƘŀƳǇǘƻƴ ŦŜŀǘǳǊŜŘ άǎŎŜƴƛŎ 

ŦŀǊƳƭŀƴŘ ŀƴŘ ƎǊŜŀǘ ǎŎƘƻƻƭǎΦέ  

Rental Unit Vacancy Rates 

Housing vacancy rates for rental units in a community can indicate a tight market or, at the opposite 

ends of the spectrum, an abandonment problem. With a rental vacancy rate of 0%, there were not any 

vacancies at the time the 2000 U.S. census was taken. A healthy housing market is generally considered 

to have vacancy rates 4-5% for renter-occupied units. The non-existent rental vacancy rate in 

{ƻǳǘƘŀƳǇǘƻƴ ŎƻǳǇƭŜŘ ǿƛǘƘ ǘƘŜ ǾŜǊȅ ƭƻǿ ǾŀŎŀƴŎȅ ǊŀǘŜǎ ƛƴ {ƻǳǘƘŀƳǇǘƻƴΩǎ ƴŜƛƎƘōƻǊƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎΣ 

suggests a tight rental market in this subregion of the Pioneer Valley. This data indicates that special 

populations like the elderly, young people just starting, and other non-family residents may have a 

difficult time finding a place to live in Southampton.  

Table 19: Vacancy Rate for Rental Units, Year 2000 

Geography Southampton  Easthampton Huntington Montgomery Westfield Westhampton 

% Vacant 0.0% 2.5% 0.6% 0.0% 3.9% 0.0% 
Source: U.S. Census Bureau 

The rental vacancies appear to not have improved since the 2000 census. According to recent accounts 

by the managers of SouthamptonΩǎ Ƴŀƛƴ ŀǇŀǊǘƳŜƴǘ ŎƻƳǇƭŜȄŜǎΣ ǊŜƴǘŀƭ ǳƴƛǘǎ Řƻ ƴƻǘ ǎǘŀȅ ƻƴ ǘƘŜ ƳŀǊƪŜǘ 

very long in town. Coupled with the fact that there are few rental units in town, SouthamptonΩǎ 

proximity to major employment centers, its school system, and its rural setting makes the town an 

attractive place to live. A local realtor noted that apartments go quickly because of these features. 
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Homeownership Market and Housing Costs  

Number of Sales 

Over the past 20 years, the single-family home sales market in Southampton has been moderate in 

comparison to other communities in the Pioneer Valley. For example, the town ranked 21st in number of 

sales in the Pioneer Valley in both 1997 and 2007.  Figure 8 demonstrates how the sales market has had 

several peaks during this past decade. Since 2006 sales for single family homes in Southampton have 

shown a slight decrease. However, even with the current downturn of the housing market, homes are 

still selling in Southampton. In 2009, forty-five home sales took place. With interest rates at an all-time 

low (4.81 nation-ǿƛŘŜ ŀǾŜǊŀƎŜ ƛƴ !ǇǊƛƭ нллфύΣ ǘƘŜ ŦŜŘŜǊŀƭ ƎƻǾŜǊƴƳŜƴǘΩǎ ϷуΣллл ŦƛǊǎǘ-time homebuyer tax 

credit, and dropping housing sale prices, real-estate professionals saw moderate to above average sales 

in 2009.iii A local realtor noted that the homes that are on the market are mostly unaffordable to first-

time homebuyers. For example, a duplex unit on Pomeroy Meadow Road was listed at $272,500 in 

October 2009.  

Figure 8:  Number of Single-Family Home Sales by Year, 2000 through 2009 

 

 

Vacancy Rates 

As noted in the discussion of rental vacancy rates, housing vacancy rates in a community can indicate a 

tight market or an abandonment problem. Only a small percentage of homeownership units, 1.1%, were 

vacant at the time the 2000 U.S. census was taken.  A healthy housing market is generally considered to 

have vacancy rates of 2-3% for owner-occupied homes. The low vacancy rate in 2000 suggested a tight 

rental market.  

Table 20: Vacancy Rate for Owner Occupied Units, Year 2000 

Geography 
Southampton  Easthampton Huntington Montgomery Westfield Westhampton 

% Vacant 1.1% 1.6% 0.8% 0.0% 1.5% 1.0% 
Source: U.S. Census Bureau, Census 2000 

69

61

45 46

66

52

64

54 49

45

0

10

20

30

40

50

60

70

80

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Source:  Warren Group, 2010 Release 



 27 

 

According to a local realtor, there is not a lot of inventory on the market due to the popularity of the 

$8,000 tax credit for first-time homebuyers and the reluctance of homeowners to put their house on the 

market. Therefore, the housing market is still tight in Southampton. 

Median Sale Prices for Single-Family Homes 

Southampton is quickly becoming an unaffordable community to new prospective homeowners or 

existing homeowners looking to downsize or upsize. Compared to the other 42 municipalities in the 

Pioneer Valley region, Southampton had the ninth highest median sale price for a single family home in 

2008, behind the towns of Pelham, Amherst, Westhampton, Hadley, Longmeadow, and Wilbraham.  

Figure 9:  Comparison of 2008 Median Sales Prices of Southampton and Its Neighboring Communities 

 

 

The median sales price for a single family home in Southampton dramatically increased in the last 

decade. Over eight years, the median sale price increased 49% from $180,000 in 2000 to $267,500 in 

2009.  This upward increase was consistent with regional and state housing trends.  Since the 

nationwide downturn of the housing market that started 2007, median sale prices have shown a slight 

decrease. Despite the continual decrease in sale prices, many homes on the market still remain 

unaffordable to existing Southampton households. This affordability gap will be discussed in greater 

detail in the next section.  
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Figure 10:  Median Sale Prices for Single-family Homes by Year, 2000 through 2009 

 

 

Average Assessed Values 

The annual average assessed value for a single-family home is another indicator used to assess the level 

of affordability for a town. Housing values for single-family homes in Southampton began to 

dramatically increase after 2003, reaching $276,574 by 2009. Comparatively, Southampton had the 14th 

highest average assessed value for a single-family home in the Pioneer Valley in 2008. Longmeadow had 

the highest at $358,964 and Springfield had the lowest at $151,541. When coupled with the information 

in the above paragraphs, this data suggests that Southampton is becoming an unaffordable community.   

Figure 11: Average Assessed Value Trend for Southampton Single Family Homes 
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Home Purchase Assistance 
Some individuals may qualify for home purchase 

assistance if he or she is a first-time homebuyer and/or 

if the individual meets the income requirements for the 

homeownership program. This subsection describes 

these programs and provides some figures that 

demonstrate usage by Southampton households. 

 The SoftSecond Mortgage Program is administered by 

the Massachusetts Housing Partnership (MHP) and 

provides low-interest rate and low down-payment 

mortgage to eligible first-time homebuyers. .ƻǊǊƻǿŜǊΩǎ 

total household income must not exceed 100% of the 

Area Median Income (AMI). Borrowers at 80% of the 

AMI may be eligible for an MHP subsidy. The income 

limits for Hampshire County are to the right. 

More than 35 lenders throughout the state offer 

SoftSecond loans through a partnership with the 

Massachusetts Department of Housing and Community 

Development and MHP. Several of these banks are 

located in the Pioneer Valley. A list of all participating 

banks cŀƴ ōŜ ŦƻǳƴŘ ƻƴ aItΩǎ ǿŜōǎƛǘŜΥ 

www.mhp.net/homeownership/banks.php 

According to MHP only one Southampton household 

received a soft-second mortgage between 1994 and 

spring 2009. This number is much lower when 

compared to other communities in the Pioneer Valley 

and may indicate a lack of awareness about the 

program.   

MassHousing offers an affordable, 30 year fixed rate 

mortgage and purchase and rehab loans for qualifying 

households. In addition, the organization now offers a 

loan program that allows first-time homebuyers to use 

the $8,000 federal tax credit as part of their 

downpayment or to cover closing costs, rather than 

waiting until they file their 2009 taxes. The income 

limits for MassHousing Loans are higher, which enables 

more households to obtain home purchase assistance. 

The 2009 Income limit for Hampshire County was 

Table 21: 2009 Income Limits, SoftSecond 
Mortgage Program 

Household 
Size 

80% 
Income 

100% 
Income 

1 Person $43,450  $47,040  

2 Person $49,700  $53,760  

3 Person $55,900  $60,480  

4 Person $62,100  $67,200  

5 Person $67,050  $72,576  

6 Person $72,050  $77,952  

7 Person $77,000  $83,328  

8 Person $81,950  $88,704  

Source: Massachusetts Housing Partnership 

 

Table 22,: SoftSecond Loansτ
Total  Loans Closed, 1994-Spring 
2009τA sample of Pioneer 
Valley Communities 

Community 

Total # of 
Loans 
Closed 

Belchertown 34 

Longmeadow 3 

Ludlow 36 

Southampton 1 

Westfield 121 

Source: Massachusetts Housing 
Partnership (MHP), April 2009 

 

http://www.mhp.net/homeownership/banks.php


30  

 

$90,720 and the loan limit was $417,000.  More information about these programs can be found on 

aŀǎǎIƻǳǎƛƴƎΩǎ ǿŜōǎƛǘŜΥ www.masshousing.com, including a list of participating lenders. 

HAP Housing, the housing partnership Hampden and Hampshire Counties, offers home purchase 

assistance to eligible households. According to HAP Housing, three Southampton households received 

home purchase assistance in 2008 and four in 2009. {ŜŎǘƛƻƴ пΣ άIƻǳǎƛƴƎ hǇǇƻǊǘǳƴƛǘƛŜǎέ ǿƛƭƭ ǇǊƻǾƛŘŜ ŀ 

more detailed summary of HAP IƻǳǎƛƴƎΩǎ ǇǊƻƎǊŀƳǎ ŀƴŘ ǎŜǊǾƛŎŜǎΦ Some communities in Massachusetts 

have also supplemented the above mentioned programs or offered closing cost assistance with 

Community Preservation Act Funds. This will also be described in more detail in Section 4.  

Residential Tax Rate  
Southampton historically has had a low tax rate when 

compared to other communities in the region. In 2009, 

the town had the 35th lowest residential tax rate in the 

Pioneer Valley at a rate of 12.06. The average tax rate in 

the Pioneer Valley for 2009 was 13.46.  

Despite the decrease in the residential tax rate since 

2000, the average tax bill for owners of a single family 

home has not decreased, due to the rise in home values. 

High tax bills can make the annual costs of owning a 

home prohibitively expensive. Southampton started a 

senior citizen property-ǘŀȄ άǿƻǊƪ-ƻŦŦέ ǇǊƻƎǊŀƳ in 2006 to 

help alleviate this financial burden for struggling elderly 

households. Participation in the program is capped at 10 

residents per year and requires a maximum annual 

household income of $30,000 to enroll. Since 2006, four 

to five residents have participated annually.   

Southampton also adopted an Exemption Reimbursement Programτa program established by state 

statute and then locally adoptedτthat exempts particular categories of people from the obligation to 

pay all or a portion of their property taxes. Persons who may qualify for this exemption program include 

veterans, blind individuals, surviving spouses, and persons over 70 years of age. The town granted a 

total of 80 exemptions for fiscal year 2009, fourteen of which were exemptions for elderly individuals. 

 

 

  

12.06

13.46

Southampton Pioneer Valley

Figure 12: Residential Tax Rate 2009 Comparison 

http://www.masshousing.com/
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Foreclosures  
Due to the recent collapse of the housing market, 

predatory lending practices, and job layoffs, many 

households nationwide are close to defaulting on their 

mortgages or have mortgages that have already gone 

into foreclosure. Even though Massachusetts is in a 

better situation than states in the Midwest, Southwest, 

and Southeast, the state still has a problem that, for 

the parties involved, has reached crisis proportions.iv   

The foreclosure problem in Southampton is limited in 

scope. Unlike other municipalities in the region, the 

number of foreclosures has not risen since the onset of 

the nationwide foreclosure crisis.  Only three  

Southampton houses went into foreclosure during 

2008 and 2009.  

To assist western Massachusetts residents in avoiding 

mortgage foreclosure, 15 nonprofit agencies in 

Hampden, Hampshire, Franklin and Berkshire Counties 

banded together to form the Western Massachusetts 

Foreclosure Prevention Center. Southampton residents 

in jeopardy of mortgage foreclosure can call either Hap 

Housing or the Valley Community Development 

Corporation to receive free and confidential mortgage 

counseling. According to HAP Housing, two 

Southampton households received foreclosure 

counseling in 2008 and one household in 2009. 

 

Affordable Housing Inventory  
{ƻǳǘƘŀƳǇǘƻƴ Ƙŀǎ пп ǳƴƛǘǎ ƻƴ ǘƘŜ ǎǘŀǘŜΩǎ ǎǳōǎƛŘƛȊŜŘ 

housing inventory (SHI) for the town, which amounts to 

нΦн҈ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ǘƻǘŀƭ ȅŜŀǊ-round housing stock. 

Through Chapter 40B, Massachusetts municipalities are 

encouraged to increase their overall percentage of 

affordable units to 10% or more. A thorough discussion 

of Chapter 40B as well as the affordability restrictions 

that units need to meet in order to be counted on this 

list are discussed in the introduction of this report.  

  

Southampton Housing Authority  

The Southampton Housing Authority 

neither owns nor manages any 

property. In Southampton, they 

function as the committee charged 

with assessing affordable housing 

concerns. 

Table 23: Number of Foreclosures by Year 

Year Southampton 
Hampshire 
County 

2000 2 45 

2001 4 64 

2002 2 49 

2003 1 40 

2004 2 26 

2005 1 33 

2006 3 43 

2007 3 80 

2008 1 104 

2009  2 99 

 

 

Chapter 40B  ɀ 

Comprehensive Permit Units  

There have not been any 

comprehensive permit (40B) 

applications to date, and, as a result, 

no subsidized housing units have been 

created through the comprehensive 

permit process. 
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Southampton Meadows 

Forty of ǘƘŜ ǘƻǿƴΩǎ ŦƻǊǘȅ-four subsidized housing units are located in the Southampton Meadows 

complex at 128 College Highway, which contains one-bedroom and efficiency units for the 

ŜƭŘŜǊƭȅκŘƛǎŀōƭŜŘΦ I!t IƻǳǎƛƴƎΣ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ǇŀǊǘƴŜǊǎƘƛǇ ŦƻǊ IŀƳǇŘŜƴ ŀƴd Hampshire counties, 

assumed management of this property in July 2008.  The HAP property manager indicated that the wait 

for a unit was approximately one year.  When units are available, they are advertised in the Apartment 

Magazine and notice is given to local social service organizations. Units are also filled by word of mouth. 

Several town staff expressed frustration about the combination of elderly and disabled residents at the 

Southampton Meadows, stating the two groups often do not function well together.   

Group Home Units 

Four units on the town's SHI are listed as group homes. A group home is a state-licensed facility 

intended for occupancy by elderly persons and/or persons with disabilities. Except for live-in aides, all 

persons living in a group home, whether assisted or not, must be elderly persons or persons with 

disabilities who do not require continuous medical or nursing care. A group home consists of bedrooms 

for residents, which can be shared by no more than two people, and a living room, kitchen, dining area, 

bathroom, and other appropriate social, recreational, or community space that may be shared with 

other residents. No more than 12 persons may reside in a group home including assisted and unassisted 

residents and any live-in aides. Group homes are subsidized in part through funding appropriated by the 

Massachusetts legislature to the state agency providing services to the residents in the home and in 

some cases other funding sources. Per state and federal (HIPAA) statue, the locations of group homes 

are kept confidential. 

  

Section 8 Housing Voucher and Other Rental Assistance Programs  

Section 8 Housing Choice Voucher Rental Assistance is a federal housing assistance program that is 

managed in Massachusetts by the Department of Housing and Community Development. Under this 

program, eligible individuals are issued a voucher to locate and rent decent, safe, and affordable housing 

of their choice in the privately-owned market, subject that the unit meets the program's criteria. 

Participants pay thirty percent of their monthly income for rent and utilities and the government pays 

the balance directly to the property owner.  

Section 8 Housing Vouchers typically are tied to an individual and not to a unit and, for this reason, a unit 

ƛƴƘŀōƛǘŜŘ ōȅ ŀƴ ƛƴŘƛǾƛŘǳŀƭ ǿƛǘƘ ŀ {ŜŎǘƛƻƴ у IƻǳǎƛƴƎ ±ƻǳŎƘŜǊ ŘƻŜǎ ƴƻǘ Ŏƻǳƴǘ ǘƻǿŀǊŘ ŀ ǘƻǿƴΩǎ ǎǳōǎƛŘƛȊŜŘ 

housing inventory. This information is presented in this section because it is a common 

misunderstanding that these units count as subsidized housing units.  

Hap Housing administers a large percentage of Section 8 vouchers for the region on behalf of the state. 

In December of 2009, one Southampton household had a Section 8 voucher administered by Hap 

Housing. 
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Analysis of Housing Costs & Housing Affordability in Southampton  

Housing Cost-Burdened Households  
The general rule of thumb is that a household should be spending no more than 30% of their income on 

housing-ǊŜƭŀǘŜŘ ŎƻǎǘǎΦ IƻǳǎŜƘƻƭŘǎ ǘƘŀǘ ǎǇŜƴŘ ƳƻǊŜ ǘƘŀƴ ǘƘƛǎ ŀƳƻǳƴǘ ŀǊŜ ŎƻƴǎƛŘŜǊŜŘ άƘƻǳǎƛƴƎ Ŏƻǎǘ 

ōǳǊŘŜƴŜŘΦέ 

As housing prices have risen at a greater rate than household income, the affordability gap in 

Southampton has widened significantly. In the year 2000, eighteen percent of homeowners spent 30% 

or more of their income on housing-related costs (Figure 13).  The situation was much worse for renter 

households, thirty-two percent of which spent 30% or more of their income on housing-related costs 

(Figure 14). 

SouthamptonΩǎ ƳŜŘƛŀƴ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ ƛƴ нлллΣ ƛƴ ǳƴŀŘƧǳǎǘŜŘ ŘƻƭƭŀǊǎΣ ǿŀǎ Ϸ64,244. Thirty-five 

percent of homeowner households who spent over 30% of their income on housing-related costs 

earned less than $35,000 per year.  The age distribution of homeowners who spent 30% or more was 

even, meaning there was not a specific age group that was overly burdened. Of the renter households 

who spent over 30% of their income, seventy-three percent earned less than $20,000 per year. 

Considering housing values and costs have substantially increased since the 2000 Census was taken, it is 

likely that even more households are paying more than 30% of their income on housing-related costs. 

Figure 13: Housing Costs as a Percentage of Household Income for Homeownership Units by Income Level, Year 2000 
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Figure 14: Rent as a Percentage of Total Household Income by Income Level, Year 2000 

 

 

The Donahue Institute at the University of Massachusetts released a detailed study of the current state 

of the housing market in Massachusetts and projected housing demand through 2012, statewide and by 

7 regions. The study, which was commissioned by DHCD, found that the number of households with 

housing affordability problems has continued to rise, with almost half of all renters and one-third of 

owners paying more than 30% of income in 2005/2006. It projects that shortages of affordable housing 

will grow through 2012, even in areas with net housing surpluses as available housing is sometimes 

poorly matched to demand. 

(ÏÕÓÉÎÇ !ÆÆÏÒÄÁÂÉÌÉÔÙ ÉÎ 4ÏÄÁÙȭÓ (ÏÕÓÉÎÇ -ÁÒËÅÔ 
The following two tables (Table 23) highlight how expensive it is for households to purchase a home, 

especially for first-time homebuyers. The left-hand column projects the maximum sale price a household 

ŜŀǊƴƛƴƎ ǘƘŜ ŀǾŜǊŀƎŜ ǘŜŀŎƘŜǊΩǎ ǎŀƭŀǊȅ ƛƴ ǘƘŜ Southampton Public School System could afford to purchase. 

The maximum sales price this household could afford is $172,000, which is substantially less than the 

$267,500 median sale price in 2009. With a twenty-percent down payment this household could afford 

slightly more, up to a $197,000 house. The right hand column projects the income needed to afford a 

house selling at the 2009 median sale price of $267,500. To afford a home at this price, a household 

would need to earn approximately $75,495 annually. While half of existing Southampton households 

could afford this home, considering the 2008 median household income was $78,404, a significant part 

of could not. This disparity in purchasing ability prevents younger households from being able to afford a 

house in Southampton. 
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Table 24: Affordability Comparison for New Home Purchase 

Maximum Sale Price of a House that a Household 
Relying on the Average Teacher's Salary at William 

Norris School Could Afford To Purchase   

  

Household Income $48,636    

  

Monthly Household Income $4,053    

  
Target Monthly Housing Cost  

$1,216  
      

(30% of Monthly Household 
Income)   

Income Needed to Afford to Purchase a Home 
Selling at the 2009 Median Sale Price       

Sales Price $172,000   Sales Price $267,500 

5% Down payment  $8,600    5% Down payment  $13,375  

Mortgage $163,400    Mortgage $254,125  

Interest rate 5.00%   Interest rate 5.00% 

Amortization 30   Amortization 30 

Monthly P&I Payments $877    Monthly P&I Payments $1,364  

Southampton Tax Rate $12.06    Southampton Tax Rate $12.06  

Monthly property tax   $173    monthly property tax   $269  

Hazard insurance  $6576    Hazard insurance  $89  

PMI $106    PMI $165  

Monthly Cost for this house $1,214    Monthly Cost for this House $1,887  

Necessary Income to  Afford this Home  $48,543    

Necessary Income to  Afford this 
Home  $75,495  

Source: MA Department of Housing and Community 
Development & PVPC       

 

Gaps Between Existing Needs and Current Supply  
Public and subsidized housing in Southampton offers some households access to decent rental housing 

and relief from the cost burden characteristic of housing in the private rental market. Public housing in 

Southampton is attractive, well managed and well maintained. But the supply of publicly assisted units is 

limited, especially for families, and waiting lists are extensive.  

Southampton, through it master planning process, should encourage the development of housing that 

fits the needs, resources, and preferences for groups of particular concern, including seniors, retired 

people, households with modest incomes, and young people just starting out. While Southampton may 

have been a community where young singles, couples, and families with children could get started, land 

and housing values have priced many first-time house buyers out of the market, resulting in the concern 
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that the town is losing its traditional base. A concomitant concern is that long-time residents with 

reduced incomes can no longer continue to live in Southampton. 

It is important to realize that the persons needing other housing choices in Southampton are 

Southampton people, many born and raised in town, and planning for additional affordable or 

specialized housing is necessary to meet the needs of SouthamptonΩǎ ƻǿƴ ǇŜƻǇƭŜ ǿƘƻ may lack such 

housing now or will be looking for it in the future.  

                                                           
i
 Federal, state, and local subsidy programs use these federally-determined income thresholds to provide housing 
subsidies to needy residents.  
ii
  The Town of Southampton Building Department reported building permit data from October 2004 and onwards. 

For the year 2005, there is a mismatch between the data reported by the town and that by the U.S. Department of 
Housing and Urban Development (HUD). Southampton reported 21 new residences while HUD reported 53.  This 
report uses the figures reported by HUD. 
iii
 The federal government made available a tax credit of up to $8,000 for qualified first-time home buyers 

purchasing a principal residence on or after January 1, 2009 and before December 1, 2009. This is an outstanding 
opportunity for home buyers. 
iv
 The CitizŜƴǎΩ IƻǳǎƛƴƎ ŀƴŘ tƭŀƴƴƛƴƎ !ǎǎƻŎƛŀǘƛƻƴ ό/I!t!ύ ǿƛƭƭ ōŜ ŜǎǘŀōƭƛǎƘƛƴƎ ŀ aŀǎǎŀŎƘǳǎŜǘǘǎ CƻǊŜŎƭƻǎŜŘ 

Properties Program to facilitate the disposition of real estate owned properties (REO) to non-profit organizations, 
local housing authorities and agencies, municipalities, private owners, owner-occupants, and other purchasers in 
Chicopee, Holyoke, and Springfield as well as 36 other communities in Massachusetts. 
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Housing & Land Use Conditions, 
Opportunities & Challenges  

This chapter looks at a variety of factors that affect housing affordability, development, and 

ŀǎǎƛǎǘŀƴŎŜΦ ¢ƘŜ ŦƛǊǎǘ ǎŜŎǘƛƻƴ ŀƴŀƭȅȊŜǎ {ƻǳǘƘŀƳǇǘƻƴΩǎ ½ƻƴƛƴƎ .ȅƭŀǿΦ ²ƘŜǊŜ ǘƘŜ ǘƻǿƴ ŀƭƭƻǿǎ ƘƻǳǎƛƴƎ 

types and how densely housing can be built has a significant impact on housing affordability. 

Permitting a range of housing types provides people with housing choices and varying levels of 

housing affordability. The minimum lot size required for development and other dimensional 

restrictions also affect affordability as the price of land can account for upwards of 50% of the 

overall development costs. The second section reviews potential land use constraints and 

challenges to expanding housing choices in town. The third section looks at potential opportunities 

for affordable housing development by examining the amount and location of town-owned land 

and the amount of developable private-property.  The fourth section outlines local and regional 

resources for housing assistance. These are organizations that could be considered partners for 

future projects or initiatives. The last section of this chapter summarizes challenges to increasing 

ǘƘŜ ǘƻǿƴΩǎ ǎǘƻŎƪ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƳŀǊƪŜǘ-rate and subsidized housing.  

Land Use & Zoning 

Residential Land Use Patterns  
Historically, population growth was concentrated in and around the village center and along Route 

10. Farmhouses were scattered throughout town in outlying areas. Small vacation style  

cottages developed in the Pequot/Hampton Ponds area. In the last 30 years, single-unit houses 

have proliferated in outlying areas, either along existing roads or in new subdivisions. 

{ƻǳǘƘŀƳǇǘƻƴΩǎ ŘŜǾŜƭƻǇŜŘ ƭŀƴŘ ƛǎ Ƴƻǎǘƭȅ ǊŜǎƛŘŜƴǘƛŀƭΣ ŀƴŘ Ƴƻǎǘ ǳƴŘŜǾŜƭƻǇŜŘ ƭŀƴŘ ƛǎ ȊƻƴŜŘ ŀǎ 

residential.  

Figure 15: Residential Land Use by Density, 2005 
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Residential land uses represent approximately 9% of the land use in Southampton (1,750 acres) 

according to the Massachusetts Department of Geographic Information Systems (MassGIS) 2005 

land use survey using aerial photography in 2005. Residential uses include, single family homes, 

duplexes, three-family residences, condominiums, multifamily units, residential mobile homes, and 

mixed use parcels with primarily residential use. Single-family homes are the predominant 

residential land use in Southampton and most of the single-family homes sit on one-half to one 

acre lots (Figure 1).  

Town Zoning & Other Regulations  
The development patterns described above resulted from land use decisions codified by the 

community in the Southampton Zoning BylawΦ ¢ƘŜ ¢ƻǿƴ ½ƻƴƛƴƎ .ȅƭŀǿΩǎ establish six zoning 

districts, three of which are specific to residential uses. There is also a Floodplain Overlay District 

and Water Supply Protection Overlay District. Zoning bylaws also include regulations and 

requirements for: Cluster Development, Accessory Apartments, Multifamily dwellings and Common 

Drive Development.   Permitted residential uses for each zoning district are described below. 

Zoning District Descriptions  

Residential Rural  

Residential Rural is {ƻǳǘƘŀƳǇǘƻƴΩǎ largest zoning district with over 11,400 acres and covering 62% 

of the town. This district allows single family detached dwellings by-right and cluster developments 

by special permit from the Planning Board. All other residential uses are prohibited from being 

developed within this zoning district.  

Residential Neighborhood  

Residential Neighborhood is the second largest zoning district in Southampton covering almost 25% 

of the town.  It provides a transition area from the village residential zones to primary agriculture 

areas. This district allows single family detached dwellings by-right, two-family dwellings by special 

permit by Board of Appeals and cluster developments by special permit by Planning Board. All 

other residential uses are prohibited from being developed within this zoning district.  

Table 25: Southampton Zoning District Summary 

District 

Zoning Districts 

Total Acres 
in Town 

Residential 
Rural 

Residential 
Neighborhood 

Residential 
Village 

Commercial 
Village 

Commercial 
Highway 

Industrial 
Park 

Acreage 11,483 4,580.70 2,016.30 33.30 145.1 265.9 18,524.30 

% of 
Total 62% 24.7% 10.9% 0.20% 0.80% 1.40%   

Source:  Town of Southampton & Pioneer Valley Planning Commission, 2003 
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Residential Village  

The Residential Village District, at 2,016 acres, encompasses a large percentage of the land along 

Route 10 as well as the area along County Line Road, Hampden Pond/Pequot Pond. It is entirely 

served by town water and includes the village center. This district allows single family detached 

dwellings by right, two-family dwellings, multifamily dwellings, and elderly housing by special 

permit by Board of Appeals, and cluster developments by special permit by Planning Board.  All 

other residential uses are prohibited from being developed within this zoning district. This zoning 

district accommodates smaller lots (minimum 30,000 square feet) than the other residential 

districts.  

Commercial Village  

The Commercial Village District is primarily for small retail and professional activities, but does 

allow for multifamily dwellings and elderly housing by special permit by Board of Appeals.  It is 

limited to two areas within the Residential Village District where there are currently commercial 

uses and apartments and for this reason there is little vacant developable land left in this zoning 

district.  

Commercial Highway  

The Commercial Highway District is located along Route 10 at the very northern end of town and is 

reserved for commercial and industrial uses. All residential uses are prohibited in this zoning 

district.  

Industrial Park  

The Industrial Park District comprises of two area located along the southern half of Route 10 in 

town. This district is reserved for industrial and intensive commercial uses. All residential uses are 

prohibited in this zoning district.  

Water Supply Protection &  Flood Plain Overlay Districts  

The town of Southampton is situated in an 

environmentally sensitive area in the Pioneer 

Valley. Due to the presence of the Barnes Aquifer 

beneath much of the town, the Water Supply 

Protection District was enacted to protect and 

preserve the surface and groundwater resources 

of the Town and the region. It covers 51% of the 

town and includes all lands lying within the 

primary recharge areas of groundwater aquifers 

and watershed area of the Manhan Reservoir, 

which now or in the future may provide public 

water supply. This bylaw does not place 

additional restrictions on residential development 

other than requiring a special permit for making 

20% or more of a lot impervious. The Floodplain 

Table 26: Flood Plain and Water Supply Protection Overlay 
Districts 

District 

Overlay Districts 

Total  Acres 
in Town 

Flood Plain 
Overlay  

Water 
Supply 

Protection 
Overlay 

Acreage  1,199  9,465 18,524.30 

% of Total  6.5%  51%   
Source:  Town of Southampton & Pioneer Valley Planning 
Commission 
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Overlay district requires compliance with Chapter 131, Section 40 of the Massachusetts General 

Laws (Wetlands Protection Act) for all development. 

 

Summary of Permitted Residential Uses  

Accessory Apartments  

Accessory apartments, also known as accessory dwelling units, are secondary housing units within 

an existing single family home. The creation of independent housing units within existing residential 

structures is one way to increase the supply of housing and improve affordability, both for the 

current owner and the new tenant. It also provides housing units that can be integrated into 

existing single-family neighborhoods to provide low-priced housing alternatives that have little or 

no negative impact on the character of the neighborhood.  

The town of Southampton adopted a bylaw in May 2007 to provide homeowners with the option of 

converting a portion of their home into an apartment. As of November 2009, no households have 

applied for a special permit to create an accessory apartment although the town had one inquiry. 

The lack of interest may be reflective of the fact that the maximum apartment size is limited to 600 

square feet, which is very small. To encourage use of this bylaw, the town should consider 

amending the accessory apartments bylaw to increase the apartment size to at least 800 square 

feet. The town may also want to consider allowing for the construction of small apartments on and 

to the rear of existing single family home lots as this would enable the town to further encourage 

housing opportunities.  

Buildings with Multiple Dwellings  

The town bylaw defines multifamily dwellings to be any building with three or more units. They are 

allowed by special permit in the Residential-Village and Commercial-Village Zoning districts. Since 

the Commercial-Village Zoning district is limited to areas where there are currently businesses and 

apartments there are little to no opportunities for the creation of additional multifamily dwelling 

units in this district; however, there is ample land in the Residential Village Zoning District to 

accommodate future multifamily dwellings. While existing multifamily use regulations are favorable 

for increasing housing choice, two other obstacles hinder development of multiple dwelling units: 

dimensional regulations and lack of sewer infrastructure. Town dimensional regulations limit 

density and therefore make it difficult to develop attractive and economically feasible multifamily 

dwelling projects. The town should consider relaxing the dimensional requirements for multifamily 

housing to encourage greater usage. The lack of sewer infrastructure also discourages multifamily 

dwelling units because the carrying capacity of unsewered land makes it difficult to accommodate 

the number of units necessary to create a dense, attractive development. Installing a package 

treatment plant is an option for a developer, but these systems are expensive, and the developer 

would need to construct more units than what is allowed under current zoning given the 

dimensional requirements for multifamily dwellings in order to make this work financially.  

  












































































